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THE MARRIAGE RATE AND THE OUTLOOK FOR REAL ESTATE 


EAL estate activity reached its highest peak in 1946. It is hardly a coin- 
Reidence that the marriage rate reached its peak in the same year. For 
many years, economists have been interested in the rate of new family 
formation, and its effect on business. Undoubtedly, the number of marriages 
taking place in any one year has considerable influence on the real estate fluc- 
tuations in the same and later years. 


From 1946 through 1954, the marriage rate experienced a downward trend, 
with only one minor interruption. In 1955 and 1956, the marriage rate moved up 
by a very small amount. This upward movement should continue, as we have now 
passed the low point in the cycle of the number of persons reaching marriageable 
age. As the number reaching this age increases, gradually at first then more 
rapidly in the 1960’s and 1970’s, the marriage rate should continue up, prob- 
ably reaching another peak in the middle or later 1960’s. A comparison of the 
number of marriages, the total female population, and the number of females 
reaching marriageable age is shown on page 382. 

(cont. on page 382) 
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(cont. from page 371) 
In this issue, the marriage rate is charted separately for 80 principal cities 
of the United States. In most of these cities, the rate passed the low point 1 or 2 
years ago, and in only a few cities is it still following a declining trend. The 1957 
annual figures, when they are available, should show a further increase in the 
rate for most cities 


In comparing the charts for different cities, these three factors should be 
kept in mind 


The charts for each city contrast the local figures 
with the national averages. 


Some cities have unusually high or low marriage 
rates due to differences in the laws in their own or 
neighboring States. This is often true of cities on 
State borders, where marriage license requirements 
differ considerably on the different sides of the border 


Some cities have unusually high marriage rates be- 
cause they are near large military posts. 
(cont. on page 386) 


NUMBER OF MARRIAGES COMPARED WITH NUMBER OF FEMALES 
REACHING MARRIAGEABLE AGE EACH YEAR ~ 1900-1971 


NUMBER OF MARRIAGES 














MONETARY POLICY AND INFLATION 


ANY of the younger generation of businessmen, until a relatively short 
M time ago, did not believe that short-term Government money could 

rise to 33%, with longer term issues reaching 4% or 5%. Their busi- 
ness careers have been lived in the artificial atmosphere of inflation, at first 
undertaken by the Federal Government as a deliberate policy to make possible the 
financing of the war. It was continued by persons enamored of the Welfare State, 
who wanted to continue activities they thought best for the majority of the people. 
The people were unwilling to furnish these services for themselves, nor were 
they willing to pay a high enough tax rate to enable the Government to furnish 
the services out of tax revenue. As a result, the Federal debt mounted, and the 
amount of currency and credit per capita in the United States has increased from 
about $350 to almost $1, 400. 


The chart on page 384 shows money and bank deposits in use per capita from 
1860 to the present. It will be noticed that from 1860 on there has been a constant 
upward trend in this line. Over the entire period of almost 100 years, money and 
bank deposits in use per capita increased at an annual rate of 4.38%. If, how- 
ever, these figures are corrected for the changes in the purchasing power of 
money, the actual increase is 2.73%. 


The long continued trend would indicate that the younger investor could figure 
on the contribution of an inflationary economy, interrupted from time to time for 
short periods, but later recovering the lost ground and constantly working higher. 


fhe chart on page 385 shows consumer credit charted from 1939 thruugh the 
first 5 months of 1957. On this chart the figures for the first 5 months have been 
adjusted for seasonal. This would indicate that even the tight money policy has 
not yet caused any shrinkage in the total expansion, although it looks as if the ex- 
pansion in automobile credit is being retarded. It is going to be difficult to stop 
this rising trend without too great a jolt to the economy. On the other hand, to 
allow the trend to continue will result in a progressive destruction of the pur- 
chasing power of our money. 


If we could add mortgage indebtedness to this chart on consumer credit, the 
picture would be more alarming, as mortgage indebtedness has increased 
from 1939 by $112 billion through the first quarter of 1957. Savings in the United 
States are not sufficient to take care of this increase in indebtedness, leaving out- 
right inflation of the monetary supply as the only base for this credit. This is the 
road which has destroyed the currencies at numerous times in the past in Europe, 
and which has now almost completely under mined the currency of France. 











MONEY AND BANK DEPOSITS IN USE PER CAPITA 
1860 TO THE PRESENT 
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THE MARRIAGE RATE AND THE OUTLOOK FOR REAL ESTATE 
(cont. from page 382) 


Changes in the marriage rate have a more immediate effect on rental units 
than they do on home purchases. Statistical studies have established the fact that 
the average age of home purchasers is around 35 years, while the average age of 
persons being married is 22. Apparently the average newly married couple 
either continues to live with parents, goes into furnished rooms, or rents a small 
apartment. At the present time, residential rents, according to the index of the 
Bureau of Labor Statistics, are very low in relationship to commodities and ser- 
vices, if we use the period of the 1920’s as anorm. There is relatively little 
vacancy at the present time in rental units, and the increases in the marriage 
rate which can reasonably be expected during the ensuing years should have a 
stimulating effect on residential rent levels. Any contraction in general business 
conditions will, of course, contract the demand for all housing, but since it will 
also contract the amount ofnew building, vacancies of units for rent should remain 
at a rather low level. 


In spite of the increase in the number of persons reaching marriageable age, 
the number of persons reaching 35 years of age each year is steadily declining, 
and will continue to decline until 1969, after which it will start a rapid rise. This 
may adversely affect the market for the sale of real estate during the period in 
which the decline takes place. 














